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Overvi ew

According to a study of the Yell ow Pages by Anerican

Busi ness Information, an Oraha based firmthat tracks
advertising in the Yell ow Pages, growh in the Bed and
Breakfast industry is up 33.1%and there were 4457
l[istings in 1989 in the Yell ow Pages. The average annua
occupancy rates per the Sononma County Convention and
Visitors Bureau runs between the 60%to 70% range and
growh in the industry shows an average annual increase of
5% to 10% Based on a 1988 national survey of innkeepers,
Bed and Breakfasts with | ess than four guest roons do not
make noney. Wth up to seven roons, an average profit
woul d be about 8 percent annually. 1Inns with 21 roons can
have a 29 percent annual return. |[If there is an absentee-
owner the profit will go down and according to the survey,
"nothing less is workable" than inns with nore than 20
guest roons.

In today's market, anyone can find a Bed and Breakfast to
suit their tastes. It can range fromone or two bedroons
in a nodest residence to a roomin a restored Victorian or
a posh stay catering to the horsey set with a "roonf in
the barn for the horse. Ohers have accommodati ons for
cats and/ or dogs. Sone Bed and Breakfasts are out in the
country while others are downt own.

O her sources of incone besides roomrental exist. Sone
proprietors offer gift shops, taxi service, jans and
jellies, honmenmade crafts, wnes, and other itens for sale
to the guest.

Just as there are different kinds of bed and breakfast
inns, the tax treatnent of the inns will vary. |RC sec.
280A will cone into play nore often when you have a few
roons being rented out in a personal residence. Wereas,
with an inn of 20 roons it wll not. |IRC sec. 162 wll
govern because these are nore |ike a hotel and notel

busi ness. Frequently, IRC 8 183 will dom nate because the
t axpayer has not shown he is engaged in a activity for
profit. One of the nbst common issues is personal use
and/ or expenses per IRC 8§ 262, especially with food,
utilities, and auto expenses.

There are many ways to audit Bed and Breakfasts. One of
the keys to working a bed and breakfast is to contact
various third parties (such as county records) for
informati on. These state, local, or county agencies can be
a wealth of information (enclosed is a section dealing
with this type of information).



Sone taxpayers m sunderstand how nuch of the residence can
be depreciated and what expenses can be deduct ed.
Depreciation is taken for not only the roon(s) rented out
but al so the commobn areas that are shared by the famly
and guests. These common areas are not depreciable, but
only those areas that are exclusively and solely used for
busi ness. Sonetinmes personal expenses are deduct ed.

These areas are discussed in nore detail under "Ilssues".

| NI TI AL PROCEDURES

1. Change source code to 67, Information Gathering
Project, status to 10, and Project Code to 775. The
status code is changed to 12 when the case i s opened.
These procedures will vary dependi ng upon i ndi vi dual
district and region requirenents.

2. Pre-Audit - mnimumreview to include:
a. Copies of any prior State or Federal audit reports.
b. Copies of annual County Bed tax returns.
c. Cash T and Bank Deposit Anal ysis.

d. Extraordinary expenses and issues identified in the
precontact anal ysis should be reviewed. Al so,
conpare Schedul e C and Schedule A for interest and
tax al l ocati ons.

e. Special attention should be given to personal usage
of food and structure, and potential renodel of
future retirenent hones.

f. Order transcripts for prior and subsequent years.
Be sure to obtain payroll transcripts using MFT 01
(for Forms 941) and MFT 10 (for Fornms 940).

g. Order IRP docunents to identify "other" sources of
i ncone.

h. County Records have |icense applications which may
be very informative. The Pl anning, Building, and
Heal th Departnments as well as the Tax Assessor w ||
have information

i. Be aware of the tax ramfications of Real Estate
transacti ons especially when busi ness and personal
aspects are present.

j. Do the taxpayers advertise in the phone book? Look
for ads describing establishnent and services
avail able. Are credit cards accepted?



Ti mel i ness:

Secure returns, set up appointnents, performthe

exam nations, obtain any additional informtion, nake
tinmely, and quality decisions in order to secure
expedi tious resol utions.

| nt ervi ews:

Be prepared, your first interview may be on-site.
During this review, be aware of the structure and its
surroundi ngs. Ask all appropriate questions as a second
contact may not elicit information as easily as the
first. Use the attached questionnaire for pertinent
gquesti ons.



I11. General Information and Audit Questions

Taxpayer Nane
Addr ess
Cty, State, Zip

Nanme of B & B

Locati on

Phone Nunbers - (H)
(W
1. Date Acquired?
2. Desirability of location vs. rental inconme received?
3. Condition of structure?
4. Cost to renovate to make establishnent ready for business?
Nunber Rate
5. No. of guest roonms with private baths
6. No. of guest roons with shared baths
7. No. of bedrooms with sinks in them
8. Oher roomavailable to the public: ( )Living Room

( )Di ni ng Room
( ) Porches
( ) Garages
( )Basenents
( )Separate Structures
( ) Gardens
9. Description of Dwelling:

A.  Total nunber of roons

Portion used exclusively for business

B

C. Portion used by taxpayer

D. Menbers of the tp's famly living in the B & B
E

Sketch of the floor plan

4



10.

11.

12.
13.
14.
15.

16.

17.

18.
19.
20.
21.

22.

23.
24.

F. Location of taxpayer's domcile.

G Entertainnent center (i.e. nunber and |ocation of TV,
VCR s, piano etc.) Located in one area or is there

separate equi pnent in the taxpayer's personal quarters?

Room Rat es: Wth Bath Wt hout Bath

Doubl e
Si ngl e
Sui tes
Separate CGuest Cottage

Dat e opened for business? Has the business ever been
cl osed?

Is this a seasonal activity?
No. of days open during the year?
Do you have a mnimum no. of days required for a stay?

Are one day events acceptable? (i.e. weddings, parties
etc). Do you charge additional for one day events?

Can clients use their own caterers or nust they go through

you?
How much do you charge for this service?

Meal s included in rates:
( ) Regular or Continental Breakfast

( ) Lunch
( ) D nner
Type of credit cards accepted?
Is there an extra fee if clients have pets?
Do you keep personal pets/livestock on the property?

Age of children accepted? Do you allow children to stay
free of charge if under a certain age?

Do you have a liquor license? Do you provide
conplinmentary wine or do you charge for it?

How nuch do you charge?

How much do you charge for cancell ed reservations?

5



25.

26.
27.
28.

29.

30.

31.
32.

33.
34.
35.

36.

37.

38.
39.
40.

How much do you charge for deposits? How nuch of the
deposit is refundabl e?

Are you licensed with the () Cty ( ) County?
Appr oxi mat e ages of the taxpayers?

Taxpayer's plans for retirement fromB & B or other
i ndustries?

Previ ous experience with transient |odging activities?
(IRC 8 183 question) How well did you do? D d you have
any profits?

How i s advertising done?

| nsurance carrier and costs?

VWhat type of enpl oyees do you have? i.e. Cooks, nmids,
mechani cs, housekeepers, gardeners etc.

Did you obtain a | oan to purchase the Bed and Breakfast?
Provide a copy of the |oan application.

Sources of the noney used for the down paynment of the
B & B?

Ever audited? Please provide copies of any audit reports
recei ved.

Is there other itens sold at the B & B location (i.e.
gifts, maps, w ne, books etc.)?

Do you charge a fee for naking reservations, how rmuch?
Do you receive tips or other gratuities?

Do you do bartering for goods or services?



For m 4564 Departnent of the Treasury - Internal Revenue Service

I NFORMATI ON DOCUMENT REQUEST

TG (Nane of Taxpayer) Subj ect/ Previ ous Requests

PLEASE HAVE THE FOLLOW NG | TEM5S AVAI LABLE AT THE TI ME OF THE AUDI T.

Copy of prior and subsequent year Federal |ncone Tax Returns.
a) Copies of any anendnents to the original returns.
Copy of prior revenue agent's reports, if any.
Copy of related tax returns:
a) State Franchise Tax Board and State Board of Equali zati on.
b) Partner's Form 1040
c) Bed tax returns.
Payrol |l tax returns.
a) Forns 941 for all quarters enconpassing the taxable year.
b) FormDE-3 for all quarters enconpassing the taxable year.
c) Form 940 for the two cal endar years enconpassi ng the
t axabl e year.
Forms W2, W4, and 1099 i ssued.
Form 2848 (Power of Attorney) or Form 2848-D (Authorization and
Decl aration) if necessary.
Jour nal s:
a) General - including payroll
b) Cash D sbursenents
c) Cash Receipts
d) Voucher Payabl es
Sal es
Pur chases
Any ot her special or subsidiary journals maintained.
Regi strati on book and quest cards.
Working trial balance with account nunbers.
Chart of Accounts
Adj usting and closing journal entries.
Agreenents between you and any ot her owner(s)/partner(s).
Copy of certified audit report, if any.
Copl es of nmonthly bank checki ng statenents, both business and
personal for the 12 nonths under audit plus one nonth before and
one nonth after.
Copi es of nmonthly bank savi ngs statenents and savi ngs passbooks
for all business and personal accounts plus one nonth before and
one nonth after the year(s) under audit.
Brokers statenents, margin accounts, and any 1099s received.
Escrows, | oan docunents, and purchase contracts.
Quest registration book or cards.

N !

Nanme and Title of Requester Dat e

FROM O fice Location




| V. Research

A The Interna
address the bed and breakfast industry but we have

gener al

B. O her
1

| RC 8§
| RC 8§

| RC 8§

| RC 8§
| RC 8§
| RC 8§
| RC 8§
| RC 8§

| RC 8§
| RC 8§

| RS Letter

Revenue Code does not specifically

code sections that are applicable.

61 -
121 -

162 -

167 -
183 -
195 -
262 -
280A-

1031-
1034-

Resear ch

Rents are taxabl e.

Excl usi on on Sal e of Resi dence
($125, 000. 00)

Ordinary and Necessary busi ness expense
deducti ons

Depr eci ati on

Activities not for profit

Start-up expense

Per sonal and non-deducti bl e expenses

Tr eat nent of residence used for
busi ness.

Li ke- ki nd exchanges

Sal e of Resi dence

Rul i ng 87-32002 April 2, 1987 - Only

expenses that are directly allocable to those
roons of an antebell um hone used exclusively in

t he taxpayer's bed and breakfast activity could
be deducted as busi ness expenses. The speci al
restrictions on deductions related to a residence
used for
apply to the portion of the honme used as an inn.

(Letter
pr ecedent .

busi ness and personal purposes did not

rulings can not be cited as |egal

They are included in this package for

gui dance and di scussion of the | aw.)

Sal e of Residence - RR 82-26.82-1 CB 114 - The
part of the gain on the sale of a persona
residence that is allocable to the part of the
resi dence used in the taxpayer's trade or

busi ness may not be deferred under IRC § 1034 if
t he busi ness use neets the requirenments of IRC §
280(c) (1)

| RS Letter
i ndi vi dual

in the year of sale.

Rul i ng 83-03007 May 25, 1982 - An
who rented 3 of the 4 bedroons of his

home to ot her people may deduct the expenses
allocable to the rented roons to the extent of
gross rental incone. Interest and Taxes
allocable to the rented roons nust be deduct ed

8



bef ore ot her expenses are allocated and deduct ed.
(Letter rulings can not be cited as | egal
precedent. They are included in this package for
gui dance and di scussion of the | aw.)

R M McKay 51 TCM 1030. Dec 43,062(M TC Meno,
1986 - 202 Although the taxpayer clainmed that
their activities during the years in question
were related to a business conducted with a
profit notive, the court found that the capital
i nprovenents nade to the property were intended
to prepare the property for other activities,
such as the ultimte establishnment of the

t axpayer's residence. The court ruled that the
t axpayers failed to establish that they had been
engaged in a bona fide business activity.

V. ARTI CLES AND STATI STI CS

A.  ARTI CLES

1

Because of the increasing growh of the bed and
breakfast industry, newspaper and magazi ne
articles appear alnost daily. They show what the
owner s/ taxpayers are thinking. Sone of the views
are quite candid and froman audit point of view,
t he question would be "Were they intent on nmaking
a profit"?

A charm ng bed and breakfast inn set in the
romantic countryside is fine for storybooks and
travel brochures but to an exam ning officer, the
"nuts and bolts" of the Code still apply: |Is the
taxpayer in a trade or business? And, if it is a
trade or business, what are the ordinary and
necessary expenses?

The follow ng are sone articles on the industry:

a. "(Odd Ways to Rate the Econony", San Francisco
Chroni cl e, 4/19/90.

b. "B&B' s a Labor of Love, Money, and Endurance",
The Press Denocrat, 5/14/90

C. "An Inn Perfect for the ‘M nk and Manure' Set"
The Press Denocrat, 6/11/89.



Statistics

A recent (1988) survey was conducted by the

Pr of essi onal Associ ati on | nnkeepers |nternational
(PAI'l) of innkeepers nationwi de. Sone of the
findings of this survey are enclosed in this packet
to assist with the audit of bed and breakfast inns.

Those who responded to the survey have been
identified by roomsize, geography, and years in
business. A total of seventy-two innkeepers from

ei ght states responded to the survey representing a
wi de range of climates fromsmall towns to big cities
covering the west, north, and south western borders
to the heart of the South and the coast of Mine.
Those that answered al so included the cost factors
fromtheir investnent, the gross revenue, fixed and
vari abl e expenses.

Those who responded to the survey by:

Room Si ze

2 - 4 Roons 10 13. 89%
5 - 10 Roons 45 62. 50%
11 - 20 Roons 11 15. 28%
21 + Roons 6 8. 33%
Geogr aphy

Coastal Resort* 34 47.22%
Rur al 17 23.61%
Ur ban 9 12. 50%
NY & CA Wne Country 12 16. 67%
* I ncl udes - California Coast (Mendocino to Laguna)

- Ashl and, Oregon, Park Cty, Utah - Sedona,
Arizona, and Mai ne Coast.

Years in Busi ness

1 - 3 Years 17 23.61%
4 - 6 Years 25 34. 72%
7 + Years 30 41. 67%

Operating statistics included a section on breakfast
and the food served.

Br eakf ast | ncl uded Aver age Cost
2 - 4 Roons 100% $ 3.44
5 - 10 Roons 97.78% 3. 86
11 - 20 Roons 90. 91% 2.32
20 + Roons 83. 33% 2.82

The food served included baked goods, cereal, cheeses,
egg dish, fruit juices, hot drinks. These were the
mai n foods with | essor percentage, (30% serving neat
di shes, pancakes, waffles, potatoes, pudding, and
yogurt. Wnes, cocktails, and afternoon snacks were

10



not included in the above but percentages were given
for lunches and di nners served.

Meal Avail abl e | ncluded in Price
2 - 4 Roons 0 0
5 - 10 Roons 26. 67% 25%
11 - 20 Roons 18. 18% 0
20 + Roons 66. 67% 25%

QG her anenities listed in the survey included afternoon
teas, bicycles, cookies, flowers, ganmes, hors

d' oeuvres, jacuzzi or spa, liquor, nassage, notions,

pi cni ¢ baskets, pool, refrigerator use, sauna, social
hour, television, souvenirs, telephones, turndown
service, w ne or sherry, chocol ate/candi es, golf
l'ibraries, restaurant, guide, and activities services.
There were no percentages avail able for these
anenities.

Shown were hours devoted each week by owner to run the
inn and the owners’ estimate of what it would cost to
have sone one repl ace thensel ves. Enployee statistics
wer e al so incl uded.

Omers Roons Hours per Wek Sal ary

2 - 4 51.92 $390. 50

5 - 10 72.20 657. 43

11 - 20 66. 73 570. 23

20 + 66. 71 730. 83

Enpl oyees Roons # of Enpl oyees Hours per Wek
2 - 4 3.20 20. 35

5 - 10 3.84 20.51

11 - 20 7.75 29.51
20 + 21.2 25. 43

The survey showed 7 days per week and 12 nonths a year
to the norm of operation.

Occupancy (average)

Room Si ze 1986 1987
2 - 4 59% 58%
5 - 10 48% 51%
11 - 20 54% 58%
21 + 51% 54%

11



EXPENSES

a. VARI ABLE EXPENSE

2-4 5-10 11-20 21+ Over al
Roons Roons Roons Roons Aver age

Food $4, 219 $9, 567 $18, 313 $64, 891 $14, 771
Room & Hsekpi ng Supplies 1, 935 4,629 10, 632 10, 253 5, 641
Hrly/ Part-tinme Enpl oyees 11, 333 16, 982 37,003 48, 850 21,912
Food & Beverage Enpl oyees 0 1, 465 2,327 56, 528 5, 982
Uilities 3, 696 6, 588 13, 727 20, 158 8, 408
Towel s & Linens 1,085 1,727 2.583 3.370 1,905
Total Variabl e Expenses $22, 268 $40, 958 $84, 585 $204, 050 $58, 619
The tabl e bel ow represents the % of inns that include purchases for both famly
and guests in their food expense figure above.
Purchases for Famly 10. 00% 44, 44% 27.27% 33.33% 36.11%

%for famly 1.50% 7.69% 2.26% 1.90% 5.52%

$ for famly $32. 42 $668. 98 $544. 65 $303. 25 $531. 09

#in famly 1.00 2.20 2.00 3.00 2.19
b. FI XED OPERATI NG EXPENSES
Mar ket i ng $2, 738 $4, 975 $13, 921 $9, 498 $6, 408
Conmi ssi ons 611 383 3,030 1, 156 884
O fice Supplies 681 1, 156 5, 264 3, 057 1,876
Tel ephone 1, 506 2,121 5,475 5,762 2,851
Travel & Entertai nnent 1, 149 1, 349 1, 863 948 1, 367
Dues & Subscriptions 509 1, 075 1, 324 1, 608 1, 079
Aut o Expense 662 1, 627 1, 661 2,412 1, 563
Mai nt enance Expense 3, 905 6, 015 13, 931 15,571 7,727
Cut si de Services 1,978 3,168 6, 396 6, 492 3,773
| nsur ance Expense 2,226 4, 341 8, 447 15, 606 5,613
Legal & Accounting 1, 748 1, 466 4,153 6, 957 2,373
Busi ness Taxes 1, 703 3, 606 10, 352 10, 097 4,914
| nt erest Expense 17,775 21, 382 57,982 26, 688 26, 915
Sal ari es 2,125 3,098 29, 859 41, 157 10, 223
Owner’ s Wages 1,997 10, 668 10, 692 14, 297 9,770
O her Expenses 6,623 2.621 16,520 36,410 8.116
TOTALS $47, 936 $69, 051 $190, 870 $197, 716 $95, 452
Less Oaner’'s WAges (1.997) (10, 668) (10, 692) (14, 297) (9.770)
ADJUSTED FI XED EXPENSES $45, 939 $58, 383 $180, 178 $183. 419 $85. 682
TOTAL VAR. +FlI XED EXPENSES $68., 207 $99. 341 $264, 763 $387. 469 $144, 301
*NET | NCOVE/ LCSS * 87 (%15, 313) $20, 732 $56, 379 $76, 766 $25, 841

*Does not

i ncl ude depreciation or debt service.
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c. ANNUAL COST PER ROOM EXCLUSI VE OF DEBT SERVI CE, DEPRECI ATI ON AND

OMER WAGES/ DRAW

Room Si ze Cost per Room
2 - 4 roons $15, 282
5 - 10 roons $10, 888
11 - 20 roons $13, 953
21+ roons $13, 368

YBREAKDOWN COF EXPENSES

BY ROOM SI ZE
a. VAR ABLE EXPENSES
2-4 5-10 11- 20 21+ Over al

Roons Roons Roons Roons Aver age
Food 18. 95% 22.36% 21. 65% 31. 80% 25. 20%
Room & Hsekpi ng Supplies 8. 69% 12. 30% 12.57% 5.02% 9.62%
Hrly/Part-time Enpl oyees 50. 89% 41. 45% 43. 75% 23.95% 37.39%
Food & Beverage Enpl oyees 0. 00% 3.58% 2. 75% 27. 70% 10. 20%
Uilities 16. 60% 16. 09% 16. 23% 9. 88% 14. 34%
Towel s & Linens 4. 87% 4.22% 3. 05% 1. 65% 3.25%
Tot al 100. 00% 100. 00% 100. 00% 100. 00% 100. 00%

b. FI XED OPERATI NG EXPENSES

Mar ket i ng
Conmi ssi ons

O fice Supplies

Tel ephone

Travel & Entertai nnent
Dues & Subscriptions
Aut o Expense

Mai nt enance Expense
Qut si de Services

| nsur ance Expense
Legal & Accounting
Busi ness Taxes

I nt erest Expense

Sal ari es

Omer’ s Wages

O her Expenses
TOTALS

5.71% 7.20% 7.29% 4.80%
1.27% 0. 55% 1.59% 0. 58%
1.42% 1.67% 2.76% 1.55%
3.14% 3.07% 2.87% 2.91%
2.40% 1.95% 0.98% 0.48%
1.06% 1.56% 0.69% 0.81%
1.38% 2.36% 0.87% 1.22%
8. 15% 8. 71% 7.30% 7.88%
4.13% 4.59% 3.35% 3.28%
4. 64% 6. 29% 4.43% 7.89%
3.65% 2.12% 2.18% 3.52%
3. 55% 5.22% 5.42% 5. 11%
37.08% 30. 97% 30. 37% 13. 50%
4.43% 4.49% 15. 64% 20. 82%
4.17% 15. 45% 5.60% 7.23%
13. 82% 3. 80% 8. 66% 18. 42%

ONOT WO RFRRFPEFEPDNE OO

B RN
O o

. 71%
. 93%
. 97%
. 99%
. 43%
. 13%
. 64%
. 10%
. 95%
. 88%
. 49%
. 15%
. 18%
. 71%
. 24%
8.

50%

100. 00% 100. 00% 100. 00% 100. 00% 100. 00%
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VI .

Hi story

This is essential to the audit, especially if "not
for profit"” is an issue. Establish the taxpayers
background, business history, and the history of the
bed and breakfast inn.

Expl ore the informati on needed for the nine factors
enunerated at Trea. Reg. 8 1.183-2(b). Not all of

the factors may be applicable in each case but the

nmore information gathered the easier it will be to

decide if IRC § 183 applies.

The factors enunerated at Trea. Reg. 8§ 1-183-2(b) are
as follows:

1. Manner in which the taxpayer carries on the
activity.

2. The expertise of the taxpayer or his
advi sors.

3. The time and effort expended by the taxpayer
in carrying on the activity.

4. Expectation that assets used in the activity
may appreciate in val ue.

5. The success of the taxpayers in carrying on
other simlar or dissimlar activities.

6. The taxpayer' history of inconme or |osses
with respect to the activity.

7. The anount of occasional profits, if any,
whi ch are earned.

8. The financial status of the taxpayer.
9. Elenents of personal pleasure or recreation?

See the text of the regulation for discussion of
each factor and exanpl es.

| ncone

Unreported i ncone appears in unlikely places. Mbst
rents are reported but the charges for extras can be
m ssed. These extras may be a variety of itens and
nost are covered by the audit questionnaire. Areas
of other incone:

1. Reservation/Cancell ation Charges
It 1s not an unconmon practice to receive one
day's roomcharge at the tinme of the reservation
| f a guest cancels the reservation, a fee of
$10. 00 and up may be charged. Cash basis

14



t axpayers may not be reporting i ncone when
recei ved.

2. Taxi Service
This fee may ari se when the operator shuttles
guests to and fromairports, stations, shopping
mal | s, etc.

3. Additional fee for children and pets.

4., Gfts and Crafts
Sonme bed and breakfast inns may have a gift shop
or just a display area for postcards, nmaps,
papers, etc. Sone nmay sell honemade itens that
have becone specialities, such as jans, breads,
her b-scented vinegars, etc. Cottage industry
crafts are al so not uncommon.

5. Referral Fees
A bed and breakfast may receive referral fees from
| ocal businesses for the guest's patronage.

6. Special Cccasions
A bed and breakfast may have garden settings,
banquet roons or neeting roons for special
occasi ons such as weddi ngs, anniversari es,
parties, etc.

7. Catering Fees
A bed and breakfast may receive incone for
catering those special occasions.

8. Tips and G atuities
Al ways a consi derati on.

| ncone, of course, is not limted to the above but it
hel ps to get the probe started. It will not do to
think in terms of only roomrental.

Reser ved
Payr ol |

Enpl oynment taxes are often an issue. The taxpayers
call their workers "casual |abor" or "subcontractors"
when in fact they are enployees. One new type of
worker is the "inn sitter”". These people cone in and
"work" the inn while the taxpayers get away for a
rest or vacation. Each case's facts and
circunstances will be the determ ning factor but
often an enployee is inproperly treated as a sub-
contractor or as casual labor. This would also apply
to other workers such as mai ds, cooks, gardeners,
menbers of the famly working at the inn, etc.
Renenber, if the taxpayer has control of the worker,
then the worker is an enpl oyee and enpl oynent taxes
are an issue.

15



Busi ness vs Personal Expenses

Per sonal expenses are deducted as busi ness expenses
on the schedule Cs. These expenses are found in
al nost every category beginning with cost of goods
sold to advertising and ot her expenses. Sone areas
of non-conpliance are found to be:

1

Bank Charges - deduction of total nonthly charges
on both, business and personal accounts, or when
there is one account and all personal inconme and
expenses are run through it.

I nterest, Taxes, and |Insurance - the business
percentage is too high and may i nclude itens not
related to the bed and breakfast activity.

Food - deduction includes the famly's portion.
Recor d- keepi ng nay be poor to nonexistent. The
register receipts fromthe store are the only
record that has been kept. No allocation for the
specific food used for the guest is made. If no
records have been kept and no reasonabl e

al l ocati on has been made, an audit technique
woul d be to first check with the county and find
out what type of neal can be served - continental
or traditional breakfast. Determ ne an average
cost (not fair market value) of a neal and
multiply it by the nunber of guests. When
checking with the county be sure to ask if food
can be served at other tines during the day, and
if so, what limtations exist. |f food and drink
are allowable at different tinmes and the taxpayer
does not have appropriate records, use the
average cost tinmes the nunber of guests to get a
reasonabl e deduction. |If the taxpayer goes
beyond what is allowed by county rules and
regul ati ons, then no deduction will be allowed
for the extra expense. Food purchased for the
guests but consuned by the famly is not
deduct i bl e.

Uilities - deductions are disproportionately

hi gher than the actual expense allowable. The
percentage used to determ ne the business portion
for depreciation is not always the sane to be
used for utilities. For exanple, if the business
portion of the inn is 40%but the utilities
directly relating to the business portion may
only be 20% Cable television is another expense
where allocations can differ or may not be
deductible. If there is only one television
available for famly and guest, no allocation can
be made between busi ness use and personal use.

In these cases, no direct business relationship
can be shown, and therefore, no deduction is

al | owabl e.
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5. Tel ephone - deductions are taken for the full or
percentage of basic rate plus the toll calls. |If
there is no separate business |line going into the
home/inn then there is no deduction for the basic
rate (not even a percentage). Only the direct
busi ness toll calls may be deduct ed.

6. Repai rs and Mai ntenance - deductions are taken
for repairs and nmai ntenance for the interior and
exterior of the home. The business use
percentage may be applied to the total expense.
Deductions for repairs and mai ntenance to areas
ot her than the specific roons held for business
are not deductible. Repairs to the exterior and
grounds are not deductible. Personal and capital
expenditures are often included as repairs and
mai nt enance expenses.

7. Common Area - space used by the famly and guests
is common area. This may include kitchen, dining
room living room den, etc. no deduction is
allowable for this space. This is different from
the provisions for day care services addressed by
| RC § 280A(c) (4).

There are other areas in which personal expenses have
been m srepresented as busi ness expenses. The above
are the nost commonly found.

Hobby versus Trade or Business

No difference exists for determ ning the issue of
carrying on a trade or business for a Bed and
Breakfast Inn as for any other business. The facts
and circunstances of each case wll be the

determ ning factor. It should be renenbered,
t hough, that many people enter into this venture with
the full intention of making a profit but wth no

research, prior experience, or know edge of tax |aw
and its requirenents and rul es.

This can be illustrated by a recent audit. The

t axpayers have lived in the Los Angeles area for many
years. They wanted a change of pace so they sold
their hone realizing a gain of over $300,000.00. They
began | ooking in the coastal region of Northern
California for a hone in which to have a bed and
breakfast inn. They purchased a Victorian hone that
needed restoration to convert into an inn. Before the
end of the year they knew that they were not equi pped
to, and did not want to, conduct this as a business.
They currently have a hone that is partially restored
and has consunmed $500, 000. 00. The tax return shows
de-m ni mus i ncome and a $20, 000. 00 | oss on the
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schedule C. The incone is fromfriends that stayed
one night. After two years the innis still not open
for business. The taxpayers feel they are entitled to
the | oss because their intent was to open a busi ness
and make a profit. The facts are, no business was
begun, therefore, no operating loss is allowable. The
t axpayers have a partially restored Victorian as their
personal residence and no noney left in the bank.

| RC 8 280A(g) states that if a residence is rented for
| ess than 15 days during the taxable year, then

1) no deduction otherw se all owabl e under this
chapter because of the rental use of such dwelling
unit shall be all owed,

and

2) the inconme derived fromsuch use for the taxable
year shall not be included in the gross incone of
such taxpayer under |IRC § 61.

In other words, if a personal residence is rented for
| ess than 15 days, the incone is not taxable nor are
t he expenses attributable to the rental deductible.

G Real Estate Sal es

Two areas of potential abuse are the acquisition and

t he di sposal of the inn. The purchase may involve a
deferred or excluded gain fromthe sale of a

resi dence. The taxpayer will use an incorrect

busi ness percentage to maxim ze the tax benefits. The
sane holds true upon the sale of the property. In
both cases there may be a gain that is taxable in the
year of the transaction.

The property may involve a |ike-kind exchange. Once
again the taxpayer nmay use an incorrect business
percentage to receive the best tax treatnent.

Depreci abl e basis may be overstated by understating
the value of the land. O, in the case of converting
t he personal residence to business use, the greater
fair market value is used instead of the | ower cost
basi s.

H. Bartering
Bartering does enter the sphere of bed and breakf ast

inns. This may be found with vacations where the
t axpayers stay sonewhere else and in return, allow

free or |ow cost stays at their inn. It may be in the
form of goods and services in exchange for a stay at
t he inn.
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Current versus Capital Expenditures - Depreciation

Deductions for capital expenditures as current
expenses is a continual problem Supplies or

m scel | aneous expenses include | arge item purchases
such as kitchen cookware, appliances, tableware,
linens, furniture, carpeting, and garden equi pnment.
This is especially true for those bed and breakfast
inns that are just starting. Thousands of dollars are
spent outfitting the inn and all are deducted as
current expenses. Cost of itens purchased shoul d be
capitalized and depreciated if the itens have an
estimated useful |ife exceeding one year.

Start-up expenses should be determ ned and deferred
per I RC 8§ 195.

Anti ques are popul ar furnishings for an inn.

Taxpayers believe they can fill the house with
antiques or period pieces and deduct them Only those
itens that are directly related to the roons used for
busi ness may be deducted. Acquisition costs of the
antiques such as freight or mleage nust be added to
the basis of the antique rather than expensed.

Vacati ons or weekend getaways are di sgui sed as "buying
trips" or "antique hunting". Careful attention should
be paid to these trips. |[If they are vacations or
personal trips then, of course, they are not
deduct i bl e.

Depr eci ati on

Treatment of | RC 1250 property under MACRS falls into
two classes -residential rental and non-residenti al
rental .

Residential rental property is real property that is a
rental building or structure (including nobile hones)
for which 80%or nore of the gross rental incone for
the tax year is rental income fromdwelling units. |If
any portion of the building is occupied by the

t axpayer, gross rental inconme includes the fair rental
val ue of that portion in conputing gross renta

i ncone.

Adwelling unit is a house or an apartnent used to
provide living accommodations in a building or
structure, but does not include a unit in a hotel,
motel, inn or other establishnment where nore than half
of the units are used on a transient basis.

Transient per Treas. Reg. 8§ 1.48-1(h)(2)(ii) is

defi ned as accommodati ons furni shed for a rental
period of |ess than 30 days.
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VII.

Since the rental period for nost inns is |less than 30
days the property is non-residential property. The

t axpayer nust use the longer life, 31.5 years as
opposed to 27.5 years.

| RC 8 179 deductions are taken when, in fact, they are
not all owabl e because of the taxable incone
limtation. The deduction is limted to the taxable

i nconme which is fromthe active conduct of the trade
or business. A loss may not be created by a deduction
for IRC 8 179. The deduction, however, may be carried
over to the next year.

TH RD PARTY | NFORVATI ON

Consi der securing third party information whenever
information is needed but the taxpayer is unwilling to
gi ve; does not know, or, there is a conflict in what is
known and what is said.

One source of invaluable information is the city and/or
county where the inn is |located. After calling several
counties in Northern California, it was discovered that no
two counties handl e the bed and breakfast establishnents
in the sanme manner. Sonme are very liberal and others are
very restrictive. For exanple, consider food served to
guests. O the counties contacted, Lake and Napa all ow
only a continental breakfast: fruit, juice, coffee, tea,
pastries, and pies (wthout creamor custard fillings) and
hard cheese. Any other food served is in violation of the
county codes. On the other hand, Mendoci no has no such
restriction for food. So, if you have an issue regarding
food, you may want to check with the county for their
particul ar regulations. Sonme may have restrictions on
food served at other times during the day. Ohers may
allow fruit, crackers, or an evening drink or cordial.

Al so, at county records is an application for the
permt(s). Along with the application is a detailed
description of the area in the hone used for the bed and
breakfast inn. A drawing or blueprint is usually
required. These are public record, and can be viewed by
the exam ner. They can be inval uable when you are
determ ni ng depreciation.

The county departnents contacted to get the above
informati on were Building and Pl anni ng departnents, or
equi val ent, and al so the Heal th Departnment.

The follow ng attachnments are froma few of the counties
surveyed. These are included only as a guide for what you
may be able to find in the county where your bed and
breakfast is |ocated. Renenber that there nay al so be
city requirenents if the property is located within city
[imts.
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The country tax assessor will be able to give you the
val ue of land and inprovenents if not avail abl e through
the taxpayer. They can also tell you the anopunt of |and
involved if that beconmes a factor

Note: These are by no neans the only third party contacts
avail able. Those will be determ ned by the facts and

ci rcunst ances of the case. What is included here
illustrates the type of information that is avail able at
the county/city |evel

The foll owm ng seventeen pages of this docunent provide
various information relative to the regul ati ons governing
bed and breakfasts, which are located in Marin County,
California. These exhibits are offered to illustrate the
type of information which may be available in your area.
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MARI N COUNTY ENVI RONMVENTAL HEALTH SERVI CES
MARI N COUNTY Cl VI C CENTER, ROOM 283
SAN RAFAEL, CA 94903
(415) 499- 6907

RULES AND REGULATI ONS
FOR
BED AND BREAKFAST

Edward J. Stewart, Chi ef
Envi ronnental Heal th Services
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Al l Bed and Breakfast nmust be under Health permt in pursuant to
the California UniformRetail Food Facilities Law, Chapter 4,
Article 17. Restricted Food Service Transient QOccupancy

Est abl i shnent s.

Definition:

SECTI ON 27535.5
Definition of Bed and Breakf ast:

*Restricted food service transient occupancy establi shnent
*20 questroons or |ess

*Serves food only to its registered guest

*Serves only breakfast or simlar early norning neals

*Price of neal is included in the price of the overnight stay
*The predom nant rel ati onship between occupants and the owner
i s i nnkeeper and guest.

This Ofice of Environnmental Health Services of Marin County has
devel oped this guideline to sinplify the provisions called for Bed
and Breakfast of the California UniformRetail Food Facilities Law,
Article 17 entitled "Restricted Food Service Transient Occupancy
Est abl i shnent s"

In preparation for procedures to obtain a health permt, the owner
or applicant shall follow these steps:

1. Consult the local planning and/or Zoning Adm ni strator who has
jurisdiction over the area for the issuance of zoning permt,
use permt, or change of use of the properties, etc.

2. Consult the local agency, health department or community
district service who governs the enforcenent and requirenents
of sewage system or septic tank systens.

3. Consult the |local agency or community water district service or
county health departnent who governs the enforcenents and
requi renent for potable water supply.

In order for the applicant to save tine and prevent delay for the
approval of his/her establishnent, the Environnmental Health
Services of Marin County has devel oped a guideline, which can be of
great help in neeting the laws in the California Uniform Retai

Food Facilities Laws. Always keep in mnd the fact that this
guideline is intended just for this purpose and any food service
activities are ultimtely governed by CURFFL.

SECTI ON 27851

Restricted food service transient occupancy establishnent (Bed and
Breakfast) shall serve food which are manufactured, produced,
prepared, conpounded, packed, stored, transported, kept for sale,
and served so as to be pure, free fromcontam nation, adulteration
and spoil age; shall have been obtained from approved sources; shal
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otherwi se be fully fit for human consunpti on.

SECTI ON 27851

Al t hough in CURFFL SECTI ON 27604 states that no food prepared or
stored in a private hone shall be used, stored, served, offered for
sale or sold or given away in a food facility, in a restricted food
service transi ent occupancy establishnment shall not be deened to be
a "private hone" solely because the owner or operator thereof
resides on the prem ses or prepares on the prem ses food for his or
her consunption and that of his or her famly.

SECTI ON 27853

Omers, managers, operators, enployees, workers, or food handl ers
who prepare, serve, and handl e food and food products or utensils
shal | wear cl ean washabl e under-garnents or other clean uniforns,
and shall keep their hands clean. Al food workers and food

handl ers shall wash their hands and arns with cl eanser and warm

wat er before conmmencing work, imrediately after using toilet
facilities, and at other tinmes as are necessary to prevent

contam nation of food. All enployees and food handl ers shall wear
sui tabl e coverings to confine all hair when required to prevent the
contam nation of food or utensils. No enployees or food handl ers
shal | expectorate or use tobacco in any formin any area where food
is prepared, served, or stored or utensils are cleaned or stored.

SECTI ON 27854

Restricted food service transient occupancy establishnents shal
have no live animal, bird, or fow in any portion of the prem ses
where food for the regi stered guests of the establishnment is used,
stored, served, offered for sale or given away.

SECTI ON 27855

Restricted food service transient occupancy establishnments (Bed and
Breakfast) shall be exenpted from NSF standard for equi pnent;
however, that the enforcenent offices shall have the right to

di sapprove any new or replacenent equi pnment which would create a
public health problem

SECTI ON 27856

Restricted food service transient occupancy establishnent (Bed and
Breakfast) shall be exenpt fromthe provision of section 27628

whi ch requires a room enclosure, or designated area, etc.

provi ded, however, that no person shall store clothing or persona
effects in any area used for storage or preparation of food.

SECTI ON 27857

Al'l utensils and equi pnent shall be scrapped, cleaned or sanitized
as circunstances require. The owner or operator of the
establishment shall utilize a donestic comrercial di shwasher for

t he purpose of cleaning and sanitizing multi-service kitchen
utensils and nulti-service consuner utensils, provided, however,

t hat such di shwasher is capable of providing heat to the surface of
the utensils of a tenperature of at |east 165 degrees Fahrenheit.
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SECTI ON 27858

Al'l plunmbing and plunbing fixtures shall be installed in conpliance
with the | ocal plunbing ordinances. They shall be maintained so as
to prevent any contam nati on.

SECTI ON 27859

Restricted food service transient occupancy establishnments shall be
exenpt fromrequiring commercial mechanical ventilation exhaust
system Section 27629 of CURFFL; provided, however, that
ventilation shall be provided to renove gases, odors, steam heat,
grease, vapor and snoke fromthe food establishnent.

SECTI ON 27860

Restricted food service transient occupancy establishnents, walls
and ceilings shall be of a durable, snooth and non-absorbent and
washabl e surface. The floor shall be of non-absorbent and

cl eanabl e materi al .

SECTI ON 27861
No sl eepi ng accomodati ons shall be allowed in any area where food
is stored, prepared or served.

SECTI ON 27863

All food intended for consunption by quests shall be from an
approved source. The use of hone-canned foods and neats and dairy
products from unapproved sources is prohibited.

25



Tr easurer - Pl anni ng &
Tax Col | ect or Bui | di ng
463- 4321 463- 4281

COUNTY OF MENDOCI NO

OFFI CE OF THE TREASURER- TAX COLLECTOR

and
DEPARTMENT OF PLANNI NG AND BUI LDI NG SERVI CES
Application for Mendoci no County Business License
and
For Certificate of Registration for Collection of Transient
QCccupancy Tax
(Under Ordinances No. 382 and No. 478)

(For Ofice Use Only)
Busi ness License No.
Transi ent Tax Cert. No.
Dat e | ssued

OWNER( S) NAVE
BUSI NESS NAME

BUSI NESS ADDRESS PHONE
BUSI NESS LOCATI ON

ASSESSOR S PARCEL NUMBER

MAI LI NG ADDRESS
RES|I DENCE ADDRESS

| f owner does not operate business, please give nane, address and
phone nunber of operator or managi ng agent who does:

NANVE PHONE
ADDRESS
TYPE OF BUSI NESS: RETAI L WHOLESALE SERVI CE OTHER

IS THIS A NEW BUSI NESS?____ OR EXI STI NG BUSI NESS?

TYPE OF PREVI OUS BUSI NESS ON Sl TE ANDY OR THE PREVI OUS USE OF THE
STRUCTURE:

WHEN DI D PREVI OUS BUSI NESS CEASE?

MERCHANDI SE TO BE SOLD

SERVI CE TO BE RENDERED
BUSI NESS TO BE CONDUCTED FROM (I ncl uded office for phone or mail)
1. HOVE___ GARAGE/ SHOP/ ACCESSORY STRUCTURE___COMMERCI AL
STRUCTURE
ADDRESS
(I'f different from above)
ASSESSOR' S PARCEL NUMBER (If different from above)
SI GNED
DATE CON' T ON REVERSE SI DE
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|F USE | S TO PROVI DE LODG NG G VE NUMBER OF ROOMS CR UNITS__
FLOOR AREA (SQ FT.) TO BE USED FOR BUSI NESS
NUVBER OF EMPLOYEES ( OTHER THAN FAM LY MEMBERS)

Gihwn

NOTE: When business is conducted as a "hone occupation” from pl ace
of residence please be advised of the foll ow ng standards:

1. There shall be no change, resulting fromthe hone occupation,
in the outside appearance of the building or prem ses, or
ot her visible evidence of the conduct of such occupation
ot her than one sign not exceeding twd(2) square foot of area,
non-illum nated and attached flat to the main structure or
vi si bl e through a w ndow.

2. No nerchandi se (except articles produced on the
prem ses)shall be sold or displayed on the prem ses.

3. Not nore than ten (10) customers or clients shall conme to the
dwelling unit for service or products during any one day.

4. Home occupations shall not involve the use of heavy
commercial vehicles (over 6,000 | bs) for delivery of materi al
to or fromthe prem ses.

R R bk S b Sk S b S b b S b Sk b Sk b

PRESENTATI ON OF HONORABLE DI SCHARGE FROM M LI TARY SERVI CE SHALL
EXEMPT APPLI CANT FROM BUSI NESS LI CENSE FEE. (Mendoci no Co. Code
Sec. 6.04.150)

NO NEW BUSI NESS LI CENSE SHALL BE | SSUED W THOUT PRI OR APPROVAL OF
THE MENDOCI NO COUNTY DEPARTMENT OF PLANNI NG AND BUI LDI NG SERVI CES.

Complete this formin DUPLI CATE. Mil or take both copies to the
Dept. of Planning & Building Services, 589 Low Gap Road; Ukiah, CA
95482 OR present at the Treasurer-Tax Collector's Ofice, Room 107,
Cour t house, Uki ah, CA 95482 (Phone: 463-4321).

CERTLFI CATE OF APPROVAL (EOR OFFICI AL _USE ONLY)
APPLI CATI ON CLEARED ____ DENIED BY PLANNI NG & BUI LDI NG SERVI CES
DATE S| GNED

(Aut hori zed Personnel)
COVMENTS
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COUNTY OF LAKE FI LE NO,

PLANNI NG DEPARTNMENT

Court house - 255 N. Forbes Street
Lakeport, CA 95453

Tel ephone 707/ 263-2221

BED AND BREAKFAST
TERMS AND CONDI TI ONS

Section 27.3(c) of the Lake County Zoni ng Ordi nance requires that the
followi ng standard terns and conditions be net:

1. A bed and breakfast shall contain no nore than two (2) guest roons
used, designed or intended to be used, let or hired out for occupancy
for one (1) or nobre quests.

2. Additions to an existing residence for the purposes of establishing
a bed and breakfast shall be linmted to fifteen (15) percent of the
exi sting floor space of the residence.

3. Existing residences, new residences and any accessory structures
shall comply with the devel opnent standards of the zoning district and
t he performance standards of Article 41.

4. The applicant shall conply with any fire and life safety
requi renments inposed by the County building official according to the
Uni form Bui | di ng Code and Uni form Fire Code.

5. A zoning permt for a bed and breakfast shall be valid for a period
not to exceed five (5) years. Continuance of the use shall require
reapplication for each successive five (5)year term Such
reapplication shall be filed with the planning departnment for approval
prior to the date of zoning pernit expiration

6. Residential, comrercial or agricultural accessory structures shal
not be used for rental occupancy.

7. No cooking facilities shall be pernmitted in guest roons and food
service is limted to continental breakfasts served to guests only. No
commercial or "Restaurant Act Kitchen" is pernmitted.

8. Signs shall be linted to one(1l) three(3) square foot non-
illumnated or indirectly illum nated attached or freestandi ng sign
except inthe RlL and R2 districts, where signs shall be linted to
one(1l) two(2) square foot non-illum nated attached or freestanding
si gn.

9. One (1) parking space per guest roomshall be provided for the
excl usive use of the guests in addition to the parking requirenents of
the principal residence.

In addition to the above listed terns and conditions, the terns and
conditions of Zoning Permt Application page 2 shall be net.
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COUNTY OF LAKE File #
PLANNI NG DEPARTMENT AP #

Applicant

Court house - 255 N. Forbes Street
Lakeport, CA 95453
Tel ephone: 707/ 263-2221
ZONI NG PERM T APPLI CATI ON
(Pl ease type or print)

Appl i cant: Property owner (if other
than applicant):
Name Name
Addr ess Addr ess
Cty Cty
State__ Zip Code___ State__ Zip Code___
Horre phone( ) - Horre phone( ) -
Busi ness phone( ) - Busi ness phone( ) -
Agent's nane Bei ng the owner of the project
| ocation, | hereby authorize
Addr ess this application.
Busi ness phone( ) -
Dat e Omer's signature
Proj ect |ocation: Assessor's parcel nunber(s):
Addr ess A P.# - -

City or area

Present use of | and:

Type of zoning permit requested:

DESCRI PTI ON OF PROPCSED USE: Pl ease conpl ete a project description on page 3 and
site plan on page 4.

FOR DEPARTMENT USE ONLY

Recei ved by Dat e accepted Recei pt nunber

General Pl an Zoni ng Permitted by sec. 27.2 ( )

A. P. Nunber(s): - - : - -
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FOR DEPARTMENT USE ONLY

This zoning permt shall be subject to the following terns and conditions:

1. The applicant agrees to obtain all applicable building, health, and
public works departnent permits, and agricultural clearances upon
i ssuance of the zoning clearance.

2. The applicant shall conply with the conditions of Section 21-27.3( ).

3. The approved use shall be operated at all tines in conformance with the
attached conditions of Section 21-27.3 ( ) and as described in the
zoning permt application pages 3 and 4.

4. The Pl anning Conmi ssion may revoke the pernit in the future if the
Conmi ssion finds that such permit was obtained by fraud; that one or
nore of the terns or conditions upon which such permt was granted has
been violated; or that the use for which the permt was granted is so
conducted as to be detrinental to the public health, safety, or genera
wel fare or as to be a nuisance.

5. The pernittee shall pernit the County of Lake or representative(s) or
desi gnee(s) to make periodic inspections at any reasonable tine deened
necessary I n order to assure that the activity being perfornmed under
authority of this pernit is in accordance with the terns and conditions
prescribed herein.

6. This permt shall becone null and void if not used within a one (1)
year period of tine, or if the use is abandoned for a period of one (1)
year.

ACCEPTANCE
| have read and understand the conditions of Section 21-27. 3( )

and the foregoing zoning pernmit and agree to each and every term and
condition thereof.

Dat e Si gnature of applicant or agent
The Planning Director has determned that the zoning pernit requested does
( ) does not ( ) neet the requirenents of Section 21-49.4 of the Lake
County Code and hereby issues ( ) denies ( ) said zoning permt.

Dat e: By:

Title:

Conment s:
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FI LE NO.

ZONI NG PERM T PRQJECT DESCRI PTI ON

Pl ease provide a summary of your proposed zoning permt use in the
space provided below. Attach additional material if necessary.

Pl ease review the zoni ng ordi nance conditions applicable to your
zoning permt before conpleting this description. Your description
shoul d outline how the proposed use neets these requirenents.

FOR DEPARTMENT USE ONLY

Coment s:
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ZONING PERM T SI TE PLAN

In the space provided above, please provide a site plan for the proposed
zoning permt use. Site plans should be drawn approximately to scal e and
shoul d 1 nclude the followng itens, when applicabl e:

cop

Too

A north arrow

Approximate | ot dinensions and |lot |ines

Location, function and approximate size of all existing and
proposed buil di ngs on the property

Location of driveways and parking areas

Adj acent public and private streets

For proposed dwellings and offices, the type and | ocation of

exi sting and proposed waste di sposal and water service, and the
Finersions (set backs) between buil di ngs and between buil di ngs and
ot lines.
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HUMBOLDT COUNTY PLANNI NG DI VI SI ON APPL| CATI ON FORM Thomas D. Conl on
3015 H STREET Pl anni ng Director
EUREKA, CA 95501

(707) 445- 7541

APPLI CATI ON | NSTRUCTI ONS

1. Conplete Sections I, Il and 111 bel ow
Submit all itens marked on Page 2 in the Supplemental Application Requirements Section (which
will be conpleted by Staff). If you have any questions regarding what is necessary to subnmit in

order to begin the application process, please contact the Planner on Duty for further
i nfornation.

3. Schedul e an appointnment with the Assigned Planner if at all possible. This is not mandatory;
however, prearranged appointnents with the Assigned Planner will help avoid processing del ays
(the Planner on Duty can help identify the Assigned Planner for you).

NOTE TO APPLI CANTS: Processing of Applications that are not conplete or do not contain truthful and
accurate infornmation may be delayed, and may result in denial or revocation of approvals.

SECTION 1 ONNER OF RECORD
1. Nane:
2. Address:
3. Tel ephone:
APPLI CANT ACGENT
4. Nane: Nanme:
5. Address Addr ess:
6. Tel ephone: Tel ephone:

LOCATI ON OF PRQJIECT SI TE

7.
Assessor's Parcel Number( ) Street Address Comunity Area
8. Size of Parcel (s): or
Acres Squar e Feet
SECTI ON || PROJECT DESCRI PTI ON

(Briefly Describe the Proposed Devel opnent)

Is the proposed building or structure designed to be used for designing, producing,
| aunchi ng mai ntai ning, or storing nucl ear weapons or the conponents of nucl ear weapons?
Yes No .

SECTION |11 OMER S AUTHORI ZATI ON

I hereby authorize the County of Hunboldt to process this application and to enter upon the

property described above as reasonably necessary to eval uate the project.

Applicant's Signature Dat e
If the applicant is not the owner of record: | authorize the applicant to file this
application and to represent ne in all nmatters concerning the application.
Omner of Record's Nane: Mai | i ng
Addr ess
(Si gnature) (Dat ed)
Omner of Records's Nane: Mai | i ng
Addr ess
(Si gnature) (Dat ed)
(15-57/app.frm Page 1 of 2 Pages Updat ed: 04-10- 89
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TO BE COVPLETED BY STAFF

SUPPLENMENTAL APPLI CATI ON REQUI REMENTS:

For all Devel opment Projects: The foll owi ng Suppl enental Reports for
Certai n Devel opment Projects:
O Filing Fee of $ O Exception Request Justification

(See attached fee schedul e)

Zoni ng:

Ceneral Pl an:

CDC St at us:
O Environmental Review Required
O Categorically Exenpt From Environnental Review d ass

i

|

|

|

I

|

i

i O Plot Plan/ Tentative Map (8 copies) O Ceol ogi ¢ Report

i For Subdi vi si ons and Rel ated Projects: O Joint Ti nber Managenent Pl an

i O Prelimnary Title Report (2 copies) O Reclamation Pl an

| O Grant Deed O O her:

| O Chain of Title O

| O Lot Book Guarantee O

i O Div. of Environ. Health Questionnaire O

| O On-site sewage test O

| O On-site water information O

i O Environnental |nformation: O

| O

| O

|

I

| APPLI CATI ON: CASE

! . . ) NUMBERS:
1 O Speci al Permt O Planned Unit Devel oprent |
I

i O Use Permt O Tentative Subdivision Map | —
[
i O Variance fromH C C O Lot Line Adjustnent | ———
! Section O Zone Reclassification | ——m—mm—
|

i O Exception fromH. C. C O Pl an Amendrent

1 Section ___

|

i O Surface Mning Permt O Coastal Devel opnent Permit

! () Administrative () Planning Conm ssion
|

i O Reclamation Pl an O Zoning I nformation Report

I

il:lPreIim'nary Pr oj ect O Determination of Status

I

i O Ag. Preserve Contract O Certification of Conpliance

I

i O O her

i STAFF RECEI PT OF APPLI CATI ON RECEI PT NO

! Appl i cation Received By:

! Pl anner Dat e

|

|

|

|

|

|

|

|

|

|

|

|

|

|

|

|

|

|

L
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SCHEDULE OF HUMBOLDT COUNTY
PLANNI NG DI VI SI ONS (277) FEES AND CHARGES
BY:
DATE:

$200. 00

$250. 00

$350. 00
Pl us $40/ par cel

Ext ensi on

Appeal

Modi fi cation

Road Abandonnent

Per f ormance Contract

Adm ni strative Review

Special Permt
Coast al Devel opnent
a. Plus $16 Public Wrks Fee

Zone Boundary Adj ust nment

Perm t

Determ nation of Status/Certification of Conpliance

a. Plus $48 Public Wrks Fee
Lot
a. Plus $25/ parcel

Li ne Adj ustnent

b. Plus $29 Building |Inspection Fee
C. Plus $48 Public Wrks Fee

Prelimnary Review

w NP

Par cel
1.

CGeneral Plan Amendnent Petition

Prelimnary Project Review

Devel opnent Agreenent

Subdi vi si ons

Map

Parcel Map

a. Plus $125/ parcel
b. Plus $29 Building |Inspection Fee
c. Plus $48 Public Wrks Fee

Final Tract Map (nore than 4 parcels)
a. Plus $125/ parcel
b. Plus $128 Public Wrks Fee

c. Plus $29 Building Inspection Fee

for on-site sewage di sposal

for on-site

V. Public Hearing Itens (1 Hearing)

4

1 .
( CONV-51. SUB1, FORM/A)

$429. 00
X 1.
2.
3.
$550. 00 Vi

Condi tional Use Permt
a. Plus $64 Public Wrks Fee
b. Plus $25 per 30 minutes DEH Fee

Vari ance
a. Plus $16 Public Wrks Fee
Coast al Devel opnent Permit

a. Plus $16 Public Wrks Fee
Lot (JTVP)
Agricultural Preserve Contract

Li ne Adj ust nent

Surface Mning Pernmit
a. Plus $125.00 to review Reclamation Pl ans

Public Hearing Item (2 Hearings)

General Plan Anendnent (deposit only)
Road Nane Change

Zone Recl assification

a. Plus $32 Public Wrks Fee

Preserve Cancell ation

35

(DEH)

Rev.

|. Post Application Review

02/ 23/ 90

429. 00
64. 00
25. 00

$518. 00



SCHEDULE OF HUMBOLDT COUNTY
PLANNI NG DI VI SIONS (277) FEES AND CHARGES

FEE (APPLICATIONPERMTTYPE ] oA
e TT Gher Fea e e |
i $ See Note i 1. Special Services Fee * i
i& 43. 00 i 2. Second Application Fee i
i $ See Note i 3. Violation Investigation Fee ** i
i& 50. 00 i 4. ETR - Deposit Fee * i
i& 20. 00 i 5. Mnisterial Review Fee i
i& 43. 00 i 6. Emergency Revi ew Fee i
i& 32.00 i 7. Legal Description Review (Public Wrks) i i
i§ 32.00 i 8. Devel opnent Pernit (G ading, Parking Plans, i i
i i Dr ai nage) i i
i& 16. 00 i 9. Notice of Merger (Public Wrks) i i
i& 32.00 i 10. Wiver/Survey and Map Records (Public Wrks) i i
i& 54. 00 i 11. Pl anni ng Commi ssi on Agenda (annual) i i
i$114.00 i 12. Pl anni ng Conmi ssion M nutes (annual) i i
i§ . 80 i 13. Map Printing - per linear foot ($2.00 mni ni mum i i
i i char ge) i i
*Speci al Services (s/s) fees may be charged for adninistrative services for

special notifications,
ot herwi se provi ded for
processing projects, and for special
private projects (Actual Cost at

**For Devel opnent(s) started without

( CONV- 51, SUBL, FORM7A)

i nvestigations,
in the Fee Schedul e or

eval uati ons not
not generally provided when
| egi slative or judicative services for

exam nati ons or

Bur dened Hourly Rate).

Pernmits a double fee is charged.

Rev.: 02/23/90
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TENTATI VE MAP CHECKLI ST

The follow ng information nust be illustrated on your tentati Ei ght (8) cop

submtted to the Pl anni n% Di vi si on along with your aPF|Icatl for a proval _of " your
rO{ect Please check the box to the left of the fo omﬁng itens: F x) if illustra
entative m _(hVA? if not on your site to your know edge. Tentative nags shal

m ni num sheet size of 8 ¥ x 11", and tentat ve subdi vision maps on 18" x 26" (

tentative maps must be submitted for mmjor subdivisions).

Applicant's Nane AP# - -

i es nmust be
devel o
ed on the
e drawn on a
copi es of

ment

TO BE COVPLETED BY THE APPLI CANT

STAFF _USE ONLY

i E Pl anni ng || Bui | di ng

E O 1. The applicant(s) name E O E

E O 2. Location Map (on or attached to the plot plan) E O E

E O 3. The subject parcel (with di mensions) E O E

E O 4. Date, north arrow, and scal e E O E

E O 5. Existing and proposed access roadways adj acent toor within the subject parcel E O E O

E O 6. Existing and proposed inprovements (label as “existing” or “proposed” E E

E with di mensions and distance to nearesttwo property |ines) E E

E O a. Structures and buildings (include floor area, height and proposed use) E O E O

E O b. Driveways E O E O

E O c. Uility lines (power, telephone, sewer, water) E O E O

E O d. Septic tanks and | each fields E O E O

E a e. Wlls E a E a

E O f. Parking and | oading areas (illustrate individual parking spaces) E O E O

E O g. Stormdrains, curbs, and gutters E O E O

E O h. Landscaped areas (include proposed exterior |ighting) E O E O

E O I. Diked Areas E O E O

E O j. Proposed grading and fill (estinmate vol une) E O E O

E O k. Signs E O E O

E O . Other - specify E O E O

E O 7. Direction of surface water run-off E O E O

E O 8. Location and width of all existingand proposed easenents of record E O E

E O 9. Hazardous areas (indicate on map if on the project siteor with 400" of the project site) E E

E O a. Areas subject to flooding E O E O

E O b. Steep or unstable slopes E O E O

E O c. Expansive (clay) soils E O E O

E O d. Earthquake faults E O E O

E O e. Cther - Specify E O E O

E O 10. Sensitive habitat areas (indicate on nmap if on the project site or withing 400" of the project site)i E

E O a. Creeks, rivers, sloughs, and other draining courses E O E O

E O b. Lakes and ponds E O E O

E O c. Marshes and other areas of ponding water E O E O

E O d. Beaches E O E O

E O e. Sand dunes E O E O

E O f. Other - Specify E O E O

E O 11. Historical buildings or known archaeol ogi cal or pal eontol ogi cal resources E O E O

E O 12. Land uses and buil dings on adjacent parcels, and approxi mate di stances to the cl osest property Iinesi O E O

E For Tentative Subdivision Maps Only: E E

E O 13. Approximate dinensions and areas of all proposed |ots E O E O

E O 14. A statement that all easenents of record are shown on the tentative map E O E

E and will appear on the recorded subdivision nmap E E

E O 15. Contour lines (at _____ intervals) E O E O

E O 16. For nmjor subdivision (5 or nore proposed parcels): proposed drainage inprovenents E O E O

E or reference to established standards, appropriate radii of all roadway curves E E

! O 17. Nanes and assessor’s parcel numbers of all contiguous ownerships o !
STAFF USE ONLY

Revi ewi ng Pl anner Dat e Bui | di ng | nspector Dat e

PD- 2

08/ 85
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VII1. BIBLI OGRAPHY
1. Bed and Breakfast U S A , by Betty Runback.

2. The State of California Bed and Breakfast | nns Gov't
Doc. CA E138.

3. Local daily newspapers
4. The Internal Revenue Code

5. Anerican Busi ness I nformation
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